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1.1  Introduction 

This summary is provided in accordance with the California Environmental Quality Act (CEQA) 

Guidelines Section 15123. As stated in Section мрмноόŀύΣ άan EIR [environmental impact report] 

shall contain a brief summary of the proposed action and its consequences. The language of the 

summary should be as clear and simple as reasonably practicalΦέ !ǎ ǊŜǉǳƛǊŜŘ ōȅ ǘƘŜ DǳƛŘŜƭƛƴŜǎΣ 

this chapter includes (1) a summary description of the Project, (2) a synopsis of environmental 

impacts and recommended mitigation measures (Table ES-1), (3) identification of the alternatives 

evaluated and of the environmentally superior alternative, and (4) a discussion of the areas of 

controversy associated with the Project.  

1.2  Summary Description of The Project  

The Sun LŀƪŜǎ ±ƛƭƭŀƎŜ {ǇŜŎƛŦƛŎ tƭŀƴ όά{ǇŜŎƛŦƛŎ tƭŀƴέύ ǿŀǎ ƻǊƛƎƛƴŀƭƭȅ ŀǇǇǊƻǾŜŘ ōȅ ǘƘŜ /ƛǘȅ ƻŦ .ŀƴƴƛƴƎ 
on February 28, 1983. The Specific Plan consisted of 4,131 dwelling units, a 150-acre golf course, 
12 acres of commercial use and 144 acres of office/industrial use on approximately 963 acres.  
The Specific Plan has been amended four (4) times between 1984 and 2006 to accommodate 
various changes to the land use plan, infrastructure requirements, and the vehicle and pedestrian 
circulation plan. The Sun Lakes Village NƻǊǘƘ {ǇŜŎƛŦƛŎ tƭŀƴ !ƳŜƴŘƳŜƴǘ bƻ Φр όάtǊƻƧŜŎǘέύ ǳǇŘŀǘŜǎ 
the existing Specific Plan document to amend the Specific Plan Land Use Plan from Retail 
Commercial (Auto Dealer) to Business Park & Warehouse (BW), Office & Professional (OP), and 
Retail & Service  (RS). The Specific Plan is also proposed to be amended to revise the permitted 
land uses; development standards (including maximum building height, setbacks, open space, 
landscaping, parking, and signage); design guidelines for development; and administration and 
implementation provisions. 
 

1.3  Project Location 

The Project site is located on approximately 47 gross acres between Sun Lakes Boulevard and 
Interstate 10 approximately 840 feet east of Highland Springs Avenue. The Project site is also 
identified as !ǎǎŜǎǎƻǊΩǎ tŀǊŎŜƭ bǳƳōŜǊ пмф-140-057. (See Figures 3-1 and 3-2).  
  



1. EXECUTIVE SUMMARY 

 

1-2 
 

1.4  Project Objectives  

The Project Objectives are as follows:   
 

1) To efficiently develop an underutilized property with a complementary mix of land uses, 
including business park, light industrial, commercial, office and professional, and optional 
residential land uses. 

 
2) Positively contribute to the economy of the City through new capital investment, creation 

of new employment opportunities and expansion of the tax base.  
 

3) Provide local employment for residents of the City to improve the jobs-housing balance 
within the City. 

 
4) To provide Development Standards and Design Guidelines that establish general 

provisions for site design, circulation, architecture, landscape, walls, fences, screening, 
and buffers that would ensure that the Project is developed in a manner that is 
aesthetically pleasing. 

 

1.5  Potential Approvals and Permits Required  

The Project consists of amendments to the Sun Lakes Village North Specific Plan  Land Use Plan 
Map and regulations relating to  permitted land uses; development standards (including 
maximum building height, setbacks, open space, landscaping, parking, and signage); design 
guidelines for development; and administration and implementation provisions to guide future 
development. There are plans to develop the property at present. Therefore,  no other permits 
or approvals from other agencies are required at this time. 
 

1.6  Summary of Alternatives 

 
No Project/No Development Alternative 
 
 This  Alternative considers no development/disturbance on the Project site beyond that which 
occurs under existing conditions. As such, the approximately 47-acre Project site would continue 
to consist of vacant land that has been subject to regular discing as part of on-going fire 
abatement activities. Under this Alternative, no improvements would be made to the Project site 
ŀƴŘ ƴƻƴŜ ƻŦ ǘƘŜ tǊƻƧŜŎǘΩǎ ǊƻŀŘǿŀȅΣ ŘǊŀƛƴŀƎŜΣ ǳǘƛƭity, and other infrastructure improvements 
would occur. This Alternative was selected by the City to compare the environmental effects of 
the Project with an alternative that would leave the Project site in its existing condition. 
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No Project/General Plan Land Use Alternative 
 
This Alternative considers development of the Project site in accordance with the siǘŜΩǎ ŜȄƛǎǘƛƴƎ 
General Plan land use designations of Business Park (with Specific Plan Overlay) and General 
Commercial (with Specific Plan Overlay). Under this Alternative, the site would be developed with 
up to 25-acres of auto dealerships and 18 acres of commercial retail uses.  
 
This Alternative was selected by the City to compare the environmental effects of the Project 
with an alternative that would develop the Project site in accordance with the General Plan land 
use designations of Business Park (with Specific Plan Overlay) General Commercial (with Specific 
Plan Overlay). 
 
Reduced Development Alternative 
 
This Alternative considers a 20% reduction in the amount of building square footage allowed by 
the Project from 966,552 square feet to 773.242 square feet. This Alternative was selected by 
the City because a 20% reduction in building square footage would reduce air emissions of 
nitrogen oxides (NOx) caused by vehicle traffic to less than significant levels. However, volatile 
organic compound (VOC) emissions from painting and the amount of vehicle miles traveled will 
remain significant. 
 

1.7  Areas of Controversy and Issues to be Resolved 

 
To determine the scope of this EIR, the City prepared and distributed a Notice of Preparation 
(NOP) for the Project on February 21, 2020 to the Office of Planning and Research, each 
responsible and trustee agency, and filed with the Riverside County clerk. Table ES-1 summarizes 
the comments received regarding the NOP issued for this EIR and identifies the location in this 
EIR document where the comments are addressed. 
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Table ES 1- Summary of NOP Comments 

Agency/Organization/Individual Date Comments 
Location in this EIR 
where Comment is 

Addressed 

South Coast Air Quality Management 
District 

3/17/20 
 

Address health risks from diesel 
trucks if development is reasonably 
foreseeable; require mitigation 
measures if necessary; consider 
alternatives if impacts are significant  

Section 4.2 Air Quality 

Riverside County Flood Control and 
Water Conservation District 

3/23/20  Project would not be impacted by 
District master Drainage Plan 
facilities; identified general 
information with respect to permits 
that may be required by regulatory 
agencies. 

Section 4.8 Hydrology 
and Water Quality 

All NOP comment letters are included in Technical Appendix A of this Draft EIR. 

 
In addition, as part of the EIR scoping process, a public scoping meeting was held by the City on 
Monday, March 2, 2020 at 5:30 pm at the Sun Lakes Village Community Center/Country Club. 
Verbal and written comments regarding the scope and content of the EIR were accepted during 
the meeting. Primary issues raised at the meeting included traffic, noise, and the types of 
commercial uses that are planned for the site. 
 
Areas of controversy that fall within the scope of CEQA are addressed in this Draft EIR. Issues that 
fall outside the scope of CEQA are not evaluated in this Draft EIR; however, the City will continue 
to respond to these issues through the project planning process. All of the substantive 
environmental issues raised in the NOP comment letters have been addressed or otherwise 
considered during preparation of this EIR.  
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Table ES 2- Summary of Impacts and Mitigation Measures 
Threshold Significance 

before 
Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

NI = No Impact      
LTS= Less Than Significant  
PS   = Potentially Significant      
SU = Significant and Unavoidable 
4.1- Aesthetics- Would the Project: 

Impact 4.1.5 (a)  - Conflict with 
applicable zoning and other 
regulations governing scenic 
quality? 

LTS No mitigation is required for this impact. LTS 

4.1.5 (b) -Create a new source 
of substantial light or glare, 
which would adversely affect 
day or nighttime views in the 
area? 

LTS No mitigation is required for this impact. LTS 

4.2- Air Quality-Would the Project: 

4.2.5 (a) Conflict with or 
obstruct implementation of 
the applicable air quality plan.   
    

PS Mitigation Measures AQ-1 through AQ-7 are 
applicable. 

SU 

4.2.5 (b) Result in a 
cumulatively considerable net 
increase of any criteria 
pollutant for which the project 
region is non-attainment under 
an applicable federal or state 
ambient air quality standard? 
 

PS AQ 1- Use Low VOC Paint:  To reduce VOC 
emissions associated with architectural 
coating, the project designer and contractor 
shall reduce the use of paints and solvents by 
utilizing pre-coated materials (e.g. bathroom 
stall dividers, metal awnings), materials that 
do not require painting, and require coatings 
and solvents with a VOC content lower than 
required under Rule 1113 to be utilized. The 
construction contractor shall be required to 
ǳǘƛƭƛȊŜ ά{ǳǇŜǊ /ƻƳǇƭƛŀƴǘέ ±h/ ǇŀƛƴǘǎΣ ǿƘƛŎƘ 
are deŦƛƴŜŘ ƛƴ {/!va5Ωǎ wǳƭŜ мммоΦ 
Construction specifications shall be included 
in building specifications that assure these 
requirements are implemented. The 
specifications for each implementing 
development project shall be reviewed by 
ǘƘŜ /ƛǘȅ ƻŦ .ŀƴƴƛƴƎΩǎ .ǳilding and Safety 
Division for compliance with this mitigation 
measure prior to issuance of a building 
permit. 
 
AQ-2: Grading Limitations.  5ǳǊƛƴƎ ǘƘŜ /ƛǘȅΩǎ 
review process for applications under the 
Specific Plan, the applicant shall conduct or 
shall have conducted modeling of the 
regional and the localized emissions (NOx, 

SU 
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Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

CO, PM10, and PM2.5) associated with the 
maximum daily grading activities estimated 
for the proposed individual developments 
one acre or larger. If the modeling shows that 
emissions woulŘ ŜȄŎŜŜŘ ǘƘŜ {/!va5Ωǎ 
significance thresholds for those emissions, 
the maximum daily grading activities of the 
proposed development shall be limited to 
the extent that could occur without resulting 
ƛƴ ŜƳƛǎǎƛƻƴǎ ƛƴ ŜȄŎŜǎǎ ƻŦ {/!va5Ωǎ 
significance thresholds for those emissions. 
For implementing projects within the Specific 
Plan, the applicant shall be responsible for 
submitting a focused project-level air quality 
assessment that includes the modeling of 
localized on-site emissions associated with 
daily grading activities anticipated for the 
proposed development. 
 
AQ 3-Electrical Hookups for Loading Docks: 
Although the Project does not include 
refrigerated warehouse space, trucks 
accessing the Project site may have auxiliary 
power units (APU) and/or transport 
refrigeration units (TRUs). Therefore, 
electrical hookups shall be installed at all 
loading docks, and to reduce/replace APU 
use while trucks are parked along the docks, 
to allow trucks with APU and/or TRUs with 
electric standby capabilities to plug in when 
TRUs are in use to reduce diesel fuel 
consumption and resulting NOx emissions. 
The City shall verify electrical hookups have 
been installed prior to occupancy.   
 
AQ 4-Idiling Limits: All facilities shall post 
signs informing users of requirements 
limiting idling to five minutes or less pursuant 
to Title 13 of the California Code of 
Regulations, Section 2485 in order to reduce 
diesel fuel consumption and resulting NOx 
emissions. No overnight/long-term parking 
will be allowed. The City shall verify signage 
has been installed prior to occupancy.   
 
AQ 5-Electric or Natural Gas Service 
Equipment: Service equipment (i.e., yard 
hostlers and forklifts) used within the site 
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shall be electric or compressed natural gas-
powered to reduce diesel fuel consumption 
and resulting NOx emissions. 
 
AQ-6-Electric Vehicle Charging Stations: 
Prior to approval of implementing 
commercial plot plan(s) within the Project 
the City of Banning Planning Division shall 
ensure that the plot plan(s) include a 
minimum of three (3) electric-vehicle 
charging stations.  The electric vehicle 
charging stations also shall be depicted on 
building plans for implementing 
development within Project site.  Prior to 
issuance of occupancy permits for the 
proposed commercial land uses within the 
Project site, the City of Banning Building and 
Safety Department shall ensure that a 
minimum of three electric vehicle charging 
stations have been installed on-site. 

 

4.2.5(c) Expose sensitive 
receptors to substantial 
pollutant concentrations? 

PS In addition to MM AQ-1 through MMAQ-6 
above, MM AQ-7 is required. 
 
AQ-7-Health Risk Assessment: During the 
/ƛǘȅΩǎ ǊŜǾƛŜǿ process for any future 
development applications under the Specific 
Plan that proposes a warehouse or 
distribution project, the applicant shall 
submit a Health Risk Assessment for that is 
ǇǊŜǇŀǊŜŘ ǇǳǊǎǳŀƴǘ ǘƻ ǘƘŜ άIŜŀƭǘƘ wƛǎƪ 
Assessment Guidance for Analyzing Cancer 
Risk from Mobile Source Diesel Idling 
9Ƴƛǎǎƛƻƴǎ ŦƻǊ /9v! !ƛǊ vǳŀƭƛǘȅ !ƴŀƭȅǎƛǎΦέ LŦ 
the modeling shows that emissions would 
exceed the SCAQa5Ωǎ ǎƛƎƴƛŦƛŎŀƴŎŜ 
thresholds for those emissions, the following 
performance-based measures shall be 
required in order reduce emissions to less 
than significant levels. 
The measures shall include the following: 
 

1) Prior to the issuance of any grading 
permits, the applicant and/or 
building operators shall submit 
construction plans and a 
construction vehicle management 
plan to the City of Banning denoting 

SU 
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the proposed schedule and 
projected equipment use. The 
construction vehicle management 
plan shall include such things as: 
idling time requirements; requiring 
hour meters on equipment; and 
documenting the serial number, 
horsepower, age, and fuel of all 
onsite equipment. The plan shall 
include that California state law 
requires equipment fleets to limit 
idling to no more than 5 minutes. 
Construction contractors shall 
provide evidence that low emission 
mobile construction equipment will 
be utilized or that their use was 
investigated and found to be 
infeasible for the project as 
determined by the City.  
 

2) Prior to issuance of an occupancy 
permit, the operator of a 
warehouse/distribution center use 
shall place signs that identify CARB 
anti-idling regulations. At a 
minimum, each sign shall include: 1) 
instructions for truck drivers to shut 
off engines when not in use; 2) 
instructions for trucks drivers to 
restrict idling to no more than 5 
minutes once the vehicle is stopped, 
tƘŜ ǘǊŀƴǎƳƛǎǎƛƻƴ ƛǎ ǎŜǘ ǘƻ άƴŜǳǘǊŀƭέ 
ƻǊ άǇŀǊƪέΣ ŀƴŘ ǘƘŜ ǇŀǊƪƛƴƎ ōǊŀƪŜ ƛǎ 
engaged; and 3) telephone numbers 
of the building facilities manager 
and CARB to report violations.  
 

3) Prior to the issuance of an 
occupancy permit for a 
warehouse/distribution center use, 
the City shall require operators of 
the proposed facilities to encourage 
the vendor trucks to incorporate 
energy efficiency improvement 
features through the Carl Moyer 
Programτincluding truck 
modernization, retrofits, and/or 
aerodynamic kits and low rolling 



1. EXECUTIVE SUMMARY 

 

1-9 
 

Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

resistance tiresτto reduce fuel 
consumption. 

 
Prior to the issuance of a building permit for 
a warehouse/distribution center use, the 
building shall be designed to provide 
infrastructure to support use of electric-
powered forklifts and/or other on-site 
equipment. 

4.2.5 (d) Result in other 
emissions (such as those 
leading to odors) adversely 
affecting a substantial number 
of people? 

LTS No mitigation is required for this impact. LTS 

4.3- Biological Resources-Would the Project: 

4.3.5 (a) Have a substantial 
adverse effect, either directly 
or through habitat 
modifications, on any species 
identified as a candidate, 
sensitive, or special status 
species in local or regional 
plans, policies, or regulations, 
or by the California 
Department of Fish and Game 
or U.S. Fish and Wildlife 
Service.   
 

PS BIO-1: Pre-Construction Burrowing Owl 
Survey. Within 30 calendar days prior to the 
issuance of a grading permit, a qualified 
biologist shall conduct a survey of the 
proposed impact footprint and make a 
determination regarding the presence or 
absence of the burrowing owl. The 
determination shall be documented in a 
report and shall be submitted, reviewed, and 
accepted by the City of Banning Planning 
Department prior to the issuance of a grading 
permit and subject to the following 
provisions: 

a.  Lƴ ǘƘŜ ŜǾŜƴǘ ǘƘŀǘ ǘƘŜ ǇǊŜπ
construction survey identifies no 
burrowing owls in the impact area, a 
grading permit may be issued 
without restriction. 

 
b.  Lƴ ǘƘŜ ŜǾŜƴǘ ǘƘŀǘ ǘƘŜ ǇǊŜπ

construction survey identifies the 
presence of at least one individual 
but less than three (3) mating pairs 
of burrowing owl, then prior to the 
issuance of a grading permit and 
prior to the commencement of 
ƎǊƻǳƴŘπŘƛǎǘǳǊōƛƴƎ ŀŎǘƛǾƛǘƛŜǎ ƻƴ ǘƘŜ 
property, the qualified biologist 
shall passively or actively relocate 
any burrowing owls. Passive 
relocation, including the required 
ǳǎŜ ƻŦ ƻƴŜπǿŀȅ Řoors to exclude 
owls from the site and the collapsing 

LTS 
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of burrows, will occur if the biologist 
determines that the proximity and 
availability of alternate habitat is 
suitable for successful passive 
relocation. Passive relocation shall 
follow California Department of Fish 
and Wildlife relocation protocol. If 
proximate alternate habitat is not 
present as determined by the 
biologist, active relocation shall 
follow California Department of Fish 
and Wildlife relocation protocol. 
The biologist shall confirm in writing 
to the Planning Department that the 
species has fledged or been 
relocated prior to the issuance of a 
grading permit. 

 
BIO-2- Nesting Bird Survey. Prior to the 
issuance of a grading permit, the City of 
Banning Planning Department  shall ensure 
vegetation clearing and ground disturbance 
shall be prohibited during the migratory bird 
nesting season (February 1  through August 
31), unless a migratory bird nesting survey is 
completed in accordance with the following 
requirements: 

a.  A migratory nesting bird survey of 
ǘƘŜ tǊƻƧŜŎǘΩǎ ƛƳǇŀŎǘ ŦƻƻǘǇǊƛƴǘ ǎƘŀƭƭ 
be conducted by a qualified 
biologist within three business (3) 
days prior to initiating vegetation 
clearing or ground disturbance. 

b.  A copy of the migratory nesting bird 
survey results report shall be 
provided to the City of Banning  
Planning Department. If the survey 
identifies the presence of active 
nests, then the qualified biologist 
shall provide the Planning 
Department with a copy of maps 
showing the location of all active 
nests and an appropriate buffer 
zone around each nest sufficient to 
protect the nest from direct and 
indirect impact. The size and 
location of all buffer zones as 
determined by a qualified biologist, 
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shall be subject to review and 
approval by the Planning 
Department. The nests and buffer 
zones shall be field checked weekly 
by a qualified biological monitor. 
The approved buffer zone shall be 
marked in the field with 
construction fencing, within which 
no vegetation clearing or ground 
disturbance shall commence until 
the qualified biologist and Planning 
Department verify that the nests are 
no longer occupied and the juvenile 
birds can survive independently 
from the nests. 

 

4.3.5 (b) Have a substantial 
adverse effect on any riparian 
habitat or other sensitive 
natural community identified 
in local or regional plans, 
policies, regulations or by the 
California Department of Fish 
and Game or US Fish and 
Wildlife Service?   

NI No mitigation is required for this impact. NI 

4.3.5(c) Have a substantial 
adverse effect on state or 
federally protected wetlands 
(including, but not limited to, 
marsh, vernal pool, coastal, 
etc.) through direct removal, 
filling, hydrological 
interruption, or other means? 

NI No mitigation is required for this impact. NI 

4.3.5 (d) Interfere substantially 
with the movement of any 
native resident or migratory 
fish or wildlife species or with 
established native resident or 
migratory wildlife corridors, or 
impede the use of native 
wildlife nursery sites?   

NI No mitigation is required for this impact. NI 

4.3.5 (e) Conflict with any local 
policies or ordinances 
protecting biological resources, 
such as a tree preservation 
policy or ordinance?   

PS BIO-3- Native Tree Removal. Native trees to 
be impacted by development of projects 
pursuant to the Specific Plan shall be 
assessed by a certified arborist as to the 
viability and value of the trees to determine 
if mitigation and replacement are required. 
Removal of healthy, shade-providing, and 

LTS 
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aesthetically valuable trees shall be strongly 
discouraged and shall conform with the 
policies and programs of the City of Banning 
General Plan. A tree removal and 
replacement plan shall be required for the 
removal and replacement of all trees more 
than 50 years of age unless their removal is 
required to protect the public health and 
safety. Each identified tree removed shall be 
replaced with at least one 36-inch box 
specimen tree, in addition to any other 
required landscaping. 
 

4.3.5 (f) Conflict with the 
provisions of an adopted 
Habitat Conservation Plan, 
Natural Community 
Conservation Plan, or other 
approved local, regional, or 
state habitat conservation 
plan? 

PS MM BIO-1 and BIO-2  are applicable. LTS 

4.4 -Cultural Resources-Would the Project: 

4.4.5 (a) Cause a substantial 
adverse change in the 
significance of a historical 
resource pursuant to § 
15064.5? 

LTS No mitigation is required for this impact. LTS 

4.4.5 (b) Cause a substantial 
adverse change in the 
significance of an 
archaeological resource 
pursuant to § 15064.5? 

LTS No mitigation is required for this impact. LTS 

4.4.5(c) Disturb any human 
remains, including those 
interred outside of formal 
cemeteries? 

LTS No mitigation is required for this impact. LTS 

4.5- Energy-Would the Project: 

4.5.5 (a) Result in potentially 
significant environmental 
impact due to wasteful, 
inefficient, or unnecessary 
consumption of energy 
resources, during project 
construction or operation? 

LTS No mitigation is required for this impact. LTS 

4.5.5 (b) Conflict with or 
obstruct a state or local plan 
for renewable energy or 
energy efficiency? 

LTS No mitigation is required for this impact. LTS 



1. EXECUTIVE SUMMARY 

 

1-13 
 

Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

4.6- Geology and Soils-Would the Project: 

4.6.5 (a) Directly or indirectly 
destroy a unique 
paleontological resource? 

PS  
GEO - 1: Paleontological Resource Impact 
Mitigation Program.   Prior to the issuance of 
a grading permit, the Project Proponent shall 
prepare a paleontological resource impact 
mitigation program (PRIMP) for the grading 
and excavation phase of the Project, 
including both on- and off -site activities. The 
PRIMP shall be submitted for review and 
approval to the City of Banning Community 
Development Department and shall conform 
to the guidelines of the Society of Vertebrate 
Paleontology; including the following:  
 

a) A trained paleontological monitor 
shall be present during initial mass 
grading or deep trenching activities 
within the Project in sediment areas 
determined likely to contain 
paleontological resources. If 
paleontological resources are 
located within excavation, the 
monitoring program will change to 
full-time. The monitor shall be 
empowered to temporarily halt or 
redirect construction activities to 
ensure avoidance of adverse 
impacts to paleontological 
resources. The monitor shall be 
equipped to rapidly remove any 
large fossil specimens encountered 
during excavation. During 
monitoring, samples shall be 
collected and processed to recover 
microvertebrate fossils. Processing 
shall include wet screen washing 
and microscopic examination of the 
residual materials to identify small 
vertebrate remains.  

  
b) Upon encountering a large deposit 

of bone, salvage of all bone in the 
area shall be conducted in 
accordance with modern 
paleontological techniques.  

  

LTS 
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c)  All fossils collected during the 
Project shall be prepared to a 
reasonable point of identification. 
Excess sediment or matrix shall be 
removed from the specimens to 
reduce the bulk and cost of storage. 
Itemized catalogs of all material 
collected and identified shall be 
provided to the museum repository 
along with the specimens.  

  
d)  A report documenting the results of 

the monitoring and salvage 
activities and the significance of the 
fossils will be prepared. All fossils 
collected during this work, along 
with the itemized inventory of these 
specimens, shall be deposited in a 
museum repository for permanent 
curation and storage.  

  
e) All fossils collected during this work, 

along with the itemized inventory of 
these specimens, shall be deposited 
in a museum repository for 
permanent curation and storage.  

 

4.7- Greenhouse Gas Emissions-Would the Project: 

4.7.5 (a) Generate greenhouse 
gas emissions, either directly 
or indirectly, that may have a 
significant impact on the 
environment. 

PS GHG-1: GHG Reduction Documentation. 
Prior to the issuance of a building permit, 
documentation that the following GHG 
reduction measures shall be implemented by 
future development projects is required. 
Documentation may consist of a letter 
stating how the project will comply and 
identify the verification mechanism for each 
measure required below (e.g. shown on 
building plans, landscaping plans, etc.) 
1. The project shall devise a comprehensive 
water conservation strategy to reduce water 
use during project operation. The strategy 
will include the following: 

¶ Install drought-tolerant plants for 
landscaping. 

 

¶ Install water-efficient irrigation 
systems, such as weather-based and 
soil-moisture- based irrigation 

SU 
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controllers and sensors, for 
landscaping according to the 
California Department of Water 
Resources Model Efficient 
Landscape Ordinance. 

 

¶ Ensure that all landscape and 
irrigation measures follow the City 
ƻŦ .ŀƴƴƛƴƎΩǎ [ŀƴŘǎŎŀǇƛƴƎ ŀƴŘ ²ŀǘŜǊ 
Conservation requirements. 

 
GHG-2: Building Design.  The project will 
design building shells, building components, 
such as windows, roof systems and electrical 
systems to meet 2016 Title 24 Standards (or 
applicable requirements in effect at the time 
a building permit is applied for).  
 
GHG-3: LEED Features. Buildings will be 
designed to provide CALGreen Standards 
with Leadership in Energy and Environmental 
Design (LEED) features for potential 
certification and will employ energy and 
water conservation measures in accordance 
with such standards. This includes design 
considerations related to the building 
envelope, HVAC, lighting, and power 
systems. Additionally, the architectural 
expression such as roofs and windows in the 
buildings will relate to conserving energy. 
 
GHG-4. Energy Efficient Lighting. Prior to the 
issuance of a building permit, building plans 
shall require that high-efficiency lighting 
(such as LED lighting that is 34 percent more 
efficient than fluorescent lighting) be 
installed within buildings on-site. 
 
GHG-5. Efficient Building 
Materials/Equipment. The project will utilize 
building materials/methods and heating 
equipment that are efficient and reduce 
emissions that may  include, but not limited 
to, high-efficiency heat pumps; thin 
insulating materials; windows and building 
surfaces with tunable optical properties; high 
efficiency lighting devices; improved 
software for optimizing building design and 
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operation; low cost, easy to install, energy 
harvesting sensors and controls; 
interoperable building communication 
systems;  and optimized control strategies. 
 
GHG-6. Reduce Indoor Water Demand.  Prior 
to the issuance of a building permit, building 
plans shall require that all faucets, toilets, 
and showers installed in the proposed 
structures utilize low-flow fixtures that 
would reduce indoor water demand by 20% 
per CalGreen Standards. 
 

4.7.5 (b) Conflict with an 
applicable plan, policy or 
regulation adopted for the 
purpose of reducing the 
emissions of greenhouse 
gases. 

PS MM GHG-1 through MM-GHG-6 above  are 
applicable. 

SU 

4.8- Hydrology and Water Quality-Would the Project:  

4.8.5 (a) Violate any water 
quality standards or waste 
discharge requirements or 
otherwise substantially 
degrade surface or ground 
water quality? 

LTS No mitigation is required for this impact. LTS 

4.8.5 (b) Substantially alter the 
existing drainage pattern of 
the site or area, including 
through the alteration of the 
course of a stream or river or 
through the addition of 
impervious surfaces, in a 
manner that would: 
 
(i) Result in substantial erosion 
or siltation on- or off-site? 

 
(ii) Substantially increase the 
rate or amount of surface 
runoff in a manner which 
would result in flooding on- or 
offsite? 

 
(iii) Create or contribute runoff 
water which would exceed the 
capacity of existing or planned 
stormwater drainage systems 

LTS No mitigation is required for this impact. LTS 
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or provide substantial 
additional sources of polluted 
runoff? 

 

(iv)  Impede or redirect flood 
flows? 

 

4.8.5 (c) In flood hazard, 
tsunami, or seiche zones, risk 
release of pollutants due to 
project inundation? 

 

LTS No mitigation is required for this impact. LTS 

4.8.5 (d) Conflict with or 
obstruct implementation of a 
water quality control plan or 
sustainable groundwater 
management plan? 

LTS No mitigation is required for this impact. LTS 

4.9- Land Use and Planning-Would the Project: 

4.9 (a) Cause a significant 
environmental impact due to a 
conflict with any land use plan, 
policy, or regulation adopted 
for the purpose of avoiding or 
mitigating an environmental 
effect? 

PS MM AQ-1 through AQ-7 and MM GEO-1 are 
applicable.  

SU 

4.10- Noise-Would the Project: 

4.10.5 (a) Generate a 
substantial temporary or 
permanent increase in ambient 
noise levels in the vicinity of 
the project more than 
standards established in the 
local general plan or noise 
ordinance, or applicable 
standards of other agencies? 

 

 
 

 

PS NOI-1-Construction Noise Mitigation Plan. 
Prior to issuance of grading and/or building 
permits, a note shall be provided on grading 
and building  plans indicating that ongoing 
during grading and construction, the 
property owner/developer shall be 
responsible for requiring contractors to 
implement the following measures to limit 
construction-related noise: 
 
1. The project applicant shall limit 

construction activities to the daytime 
hours between 7 AM to 6 PM, as 
prescribed in Section 8.44.090(E) of the 
/ƛǘȅΩǎ aǳƴƛŎƛǇŀƭ /ƻŘŜΦ  

 
2. For all project construction zones, all 

internal combustion engines on 
construction equipment and trucks are 
fitted with properly maintained mufflers 

LTS 
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ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ƳŀƴǳŦŀŎǘǳǊŜǊΩǎ 
standards.  

 
3.  For all project construction zones, 

stationary equipment such as 
generators, air compressors shall be 
located as far as feasible from nearby 
noise-sensitive uses. If such stationary 
equipment produces noise emissions 
that are directional, said equipment shall 
be oriented to direct noise emissions 
away from sensitive receptors.  

 
4. For all project construction zones, 

stockpiling and staging should be located 
as far as feasible from nearby noise-
sensitive receptors. 

 
5. For construction activity within 50 feet 

of any noise-sensitive receptors, a 
temporary noise barrier shall be 
installed by the applicant/developer. 
This temporary noise barrier shall be 
installed prior to the onset of 
construction and be located between 
the single-family residences, senior 
apartments/assisted living/memory care 
residential facility and the construction 
zone and all sensitive receptors. The 
temporary sound barrier shall provide a 
reduction in noise that will meet the 
/ƛǘȅΩǎ ŎƻƴǎǘǊǳŎǘƛƻƴ ƴƻƛǎŜ ǘƘǊŜǎƘƻƭŘ ƻŦ 
55 dBA.  The noise barrier shall be a 
minimum height of 8 feet and be free of 
gaps and holes and must achieve a 
Sound Transmission Class (STC) of 35 or 
greater. The barrier can be either (a) a 
¾-inch-thick plywood wall OR (b) a 
hanging blanket/curtain with a surface 
density or at least 2 pounds per square 
foot. For either configuration, the 
construction side of the barrier shall 
have an exterior lining of sound 
absorption material with a Noise 
Reduction Coefficient (NRC) rating of 
0.7 or higher. 
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4.10.5 (b) Generate  excessive 
ground borne vibration or 
ground borne noise levels? 
 

PS NOI-2-Final Acoustical  Report: Prior to 
issuance of the first building permit for any 
project, the property owner/developer shall 
submit a final acoustical report prepared to 
the satisfaction of the Planning Director to 
address potential noise impacts to nearby 
residences. The report shall demonstrate 
that the project incorporates sufficient noise-
attenuation features if needed so that the 
/ƛǘȅΩǎ ŜȄǘŜǊƛƻǊ ŀƴŘ ƛƴǘŜǊƛƻǊ ǎǘŀƴŘŀǊŘǎ ƛƴ 
Municipal Code Sections 8.44.070 and 
8.44.090(E) and in the CityΩǎ bƻƛǎŜ 9ƭŜƳŜƴǘ 
are maintained at nearby residences. 
Compliance can be achieved with (a) 
sufficient buffering distances so that nearby 
sensitive receptors are not significantly 
impacted by future commercial development 
OR (b) sufficiently high and long sound 
barrier wall(s) that are placed between 
commercial noise sources and receptors (for 
example, in the case of garbage compactor 
equipment) OR (c) other adequate noise 
reduction methods that are approved by the 
Planning Director or their designee. In all 
cases, the noise reduction measures shall be 
technically demonstrated to achieve the 
appropriate target noise level(s) for both 
exterior and interior environments for 
nearby residences, as appropriate (e.g., 
sufficient wall or berm height, sufficient 
buffering distance, appropriate sound 
encapsulation/insulation methods, etc.). The 
individual project owner/developer shall 
submit the noise mitigation report to the 
Planning Director for review and approval. 
Upon approval by the City, the project 
acoustical design features shall be 
incorporated into the future development. 
 

LTS 

4.10-5 (c) For a project located 
within the vicinity of a private 
airstrip or an airport land use 
plan or, where such a plan has 
not been adopted, within two 
miles of a public airport or 
public use airport, would the 
project expose people residing 

NI No mitigation is required for this impact. NI 
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or working in the project area 
to excessive noise levels? 
 

4.11- Transportation-Would the Project: 

4.11.5 (a) Conflict with a 
program, plan, ordinance, or 
policy addressing the 
circulation system, considering 
all modes of transportation 
including transit, roadway, 
bicycle, and pedestrian 
facilities? 

LTS No mitigation is required for this impact. LTS 

4.11.5 (b) Conflict or be 
inconsistent with CEQA 
Guidelines section 15064.3, 
subdivision (b)? 

PS VMT-1: Pedestrian Network Improvements. 
Prior to the issuance of a building permit, site  
plans for future development shall  provide a 
pedestrian access network to link areas of 
the Project site internally and to Sun Lakes 
Boulevard.   

SU 

4.11.5 (c) Substantially 
increase hazards due to a 
geometric design feature (e.g., 
sharp curves or dangerous 
intersections) or incompatible 
uses (e.g., farm equipment)? 

 

LTS No mitigation is required for this impact. LTS 

4.11.5 (d) Result in inadequate 
emergency access? 

 

LTS No mitigation is required for this impact. LTS 

4.12- Tribal Cultural Resources-Would the Project cause a substantial adverse change in the significance of a 
tribal cultural resource, defined in Public Resources Code section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the size and scope of the landscape, sacred place, or object 
with cultural value to a California Native American tribe, and that is: 

4.12.5 (a) Listed or eligible for 
listing in the California Register 
of Historical Resources, or in a 
local register of historical 
resources as defined in Public 
Resources Code section 
5020.1(k)? 

LTS No mitigation is required for this impact. LTS 

4.12-5 (b) A resource 
determined by the lead 
agency, in its discretion and 
supported by substantial 
evidence, to be significant 
pursuant to criteria set forth in 
subdivision (c) of Public 
Resources Code Section 

PS TCR-1-Retain Qualified Professional 
Archaeological Monitor: Prior to the 
issuance of a grading permit, the Applicant 
shall retain a qualified professional 
archaeological monitor who meets U.S. 
Secretary of the Interior Standards (SOI). The 
monitor shall be present during all ground 
disturbing activities to identify any known or 

LTS 
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Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

5024.1. In applying the criteria 
set forth in subdivision (c) of 
Public Resources Code Section 
5024.1, the lead agency shall 
consider the significance of the 
resource to a California Native 
American tribe? 

suspected archaeological and/or cultural 
resources. The monitor will conduct an 
Archaeological Sensitivity Training, in 
conjunction with the Tribes Tribal Historic 
Preservation Officer (THPO). The training 
session will focus on what the archaeological 
and tribal cultural resources that may be 
encountered during earthmoving activities 
and the procedures to be followed in such an 
event.  
 
TCR-2- Archaeological Monitoring and 
Treatment Plan: Prior to the issuance of a 
grading permit, the qualified archaeologist 
shall develop an Archaeological Monitoring 
and Treatment Plan to address the details, 
timing and responsibility of all archaeological 
and cultural resource activities that occur on 
the project site, in coordination with Tribe. 
 
TCR-3- Tribal Monitoring Agreement: Prior 
to the issuance of grading permits, the 
applicant shall enter into a Tribal monitoring 
agreement with the Morongo Band of 
Mission Indians for the project. The Tribal 
Monitor shall be on-site during all ground 
disturbing activities including clearing, 
grubbing, tree and bush removal, grading, 
trenching, fence post placement and 
removal, construction excavation, excavation 
for all water supply, electrical, and irrigation 
lines, and landscaping phases of any kind. 
The Tribal Monitor shall have the authority to 
temporarily divert, redirect, or halt the 
ground disturbance activities to allow 
identification, evaluation, and potential 
recovery of cultural resources.  
 
TCR-4-Specific Conditions: The Morongo 
Band of Mission Indians requests the 
following specific conditions to be imposed in 
order to protect Tribal cultural, and/or 
archaeological resources within the project 
area. This includes cultural materials both on 
the surface and buried. Should human 
remains be encountered on the surface or 
during any and all ground-disturbing activity 
(i.e. grubbing, tree and bush removal, 
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Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

grading, trenching, fence post placement and 
removal, construction excavation, excavation 
for all water supply, electrical, and irrigation 
lines, and landscaping phases, excavation of 
any kind), work in the immediate vicinity of 
the discovery shall immediately stop (within 
100-foot buffer of the discovery), the area 
shall be protected, project 
personnel/observers restricted, and the 
County Coroner to be contacted pursuant to 
State and Safety Code §7050.5. and Public 
Resources Code (PRC) § 5097.98. In the event 
human remains are found and identified as 
Native American, the landowner shall also 
notify the City Planning Department so that 
the City can ensure PRC § 5097.98 is 
followed. No photographs are to be taken 
except by the Coroner.  
 A. In the event that Tribal Cultural Resources 
or other cultural resources are discovered 
during project development and 
construction, all work in the immediate 
vicinity of the discovery shall stop (within 60-
foot buffer of the discovery) and the area 
protected by fencing and guarding until a 
qualified archaeologist (i.e. meeting 
Secretary of the Interior standards) assesses 
the discovery. Overall project work may 
continue during this period of assessment.  
B. If archaeological assessment indicates that 
significant Native American cultural 
resources or other cultural resources are 
present, a Treatment Plan must be prepared 
in consultation with the Tribe. The developer 
will notify the Lead Agency and contract with 
qualified Cultural Resources Management 
(CRM) firm to develop the Treatment Plan. 
 C. If requested by the Tribe, the developer or 
the project archaeologist shall, in good faith, 
immediately initiate consultation with the 
Morongo Band of Mission Indians regarding 
further actions to be taken including, but not 
limited to, avoidance, preservation in place, 
removal, and disposition.  
 
TCR-5-Imadvert Discovery During Grading: 
In the event that archaeological or tribal 
cultural resources are unearthed during 
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Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

ground-disturbing activities, ground-
disturbing activities shall stop (within 60-foot 
buffer of the discovery) or shall be diverted 
away from the vicinity of the find, so that the 
find can be evaluated by the qualified 
Archaeologist. A treatment plan shall be 
developed by a qualified Archaeologist 
(meeting SOI standards) in consultation with 
the Tribe and the City Planning Department 
to include relinquishment of all artifacts 
through one of the following methods:  
A. This reburial area of cultural resource 
items shall be away from any future impacts 
and reside in perpetuity. Reburial shall not 
occur until all cataloguing; analysis and any 
necessary special studies have been 
completed on the cultural resources. Details 
of contents and location of the reburial shall 
be documented in a Final Report and shall 
remain as confidential.  
B. The Tribes Most Likely Descendant (MLD) 
may wish to rebury the human remains 
and/or associated funerary objects, as close 
to the place of their discovery, in an area that 
will not be subject to future disturbances and 
reside in perpetuity. The place(s) of reburial 
will not be disclosed by any party and is 
exempt from the California Public Records 
Act (California Government Code § 6254[r]). 
Reburial location of human remains will be 
determined by the landowner, City Planning 
Department, in consultation with the Tribes 
Most Likely Descendant (MLD). 
 C. Curation at a Riverside County Curation 
facility that meets federal standards per 36 
CFR Part 79 and therefore will be 
professionally curated and made available to 
other archaeologists/researchers and tribal 
members for further study. The collection 
and associated records shall be transferred, 
including title, and are to be accompanied by 
payment of the fees necessary for 
permanent curation. Evidence shall be 
provided in the form of a letter from the 
curation facility identifying that 
archaeological materials have been received 
and that all fees have been paid. 
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Threshold Significance 
before 

Mitigation 

Mitigation Measures Significance 
after 

Mitigation 

TCR-6-Documents: Any and all cultural 
documents created as a part of the project 
(Archaeological Monitoring and Treatment 
Plans, isolate records, site records, survey 
reports, testing reports, etc.) shall be 
supplied to the applicant and Lead Agency for 
dissemination to consulting Tribe. 

4.13- Utilities and Service Systems 

4.13.5 (a) Require or result in 
the relocation or construction 
of new or expanded water, 
wastewater treatment or 
storm water drainage, electric 
power, natural gas, or 
telecommunications facilities, 
the construction or relocation 
of which could cause 
significant environmental 
effects? 

PS Mitigation Measures AQ-2, BIO-1 through 
BIO-3, GEO-1, NOI-1 and NOI-2, TCR-1 
through TCR-6 are applicable. 

LTS 

4.13.5 (b). Have sufficient 
water supplies available to 
serve the project and 
reasonably foreseeable future 
development during normal, 
dry, and multiple years? 

LTS No mitigation is required for this impact. LTS 

4.13.5 (c) Result in a 
determination by the 
wastewater treatment 
provider, which serves or may 
serve the project that it has 
adequate capacity to serve the 
project's projected demand in 
addition to the provider's 
existing commitments? 
 

LTS No mitigation is required for this impact.  

4.13.5 (d). Generate solid 
waste more than State or local 
standards, or more than the 
capacity of local infrastructure, 
or otherwise impair the 
attainment of solid waste 
reduction goals? 
 

LTS No mitigation is required for this impact.  
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2.1 Purpose and Intent 

According to Section 15121 of the State CEQA Guidelines, an Environmental Impact Report 
όά9Lwέύ ƛǎ an informational document that is written to inform public agency decision-makers and 
the public of the significant environmental effects of a proposed Project. The purpose of an EIR 
is to: 

¶ Analyze the environmental effects of a proposed project. 
 

¶ Indicate mitigation measures to avoid or minimize the potentially significant 
environmental effects of a project; and 

 

¶ Identify alternatives to a project that would avoid or substantially lessen the 
significant effects.   

 
The purpose of this Draft EIR for the Sun Lakes Village North Specific Plan Amendment No. 6 
όάtǊƻƧŜŎǘέύ ƛǎ ǘƻ ǊŜǾƛŜǿ ǘƘŜ ŜȄƛǎǘƛƴƎ ŎƻƴŘƛǘƛƻƴǎ ƻŦ ǘƘŜ tǊƻƧŜŎǘ ǎƛǘŜΤ ƛŘŜƴǘƛŦȅ ŀƴŘ analyze the 
potential environmental impacts, and then suggest feasible mitigation measures to reduce 
significant adverse environmental effects, as described in Section 4.0, Environmental Analysis. 
The environmental impacts of the Project are analyzed in the EIR to the degree of specificity 
appropriate in accordance with Section 15146 of the State CEQA Guidelines. 
 
It is the intent of this Draft EIR to enable the City of Banning and other responsible agencies and 
interested parties to evaluate the environmental impacts of the Project. This Draft EIR will 
provide the City of Banning with the information required to consider approval of the Project. 
 
Pursuant to CEQA § 21067 and CEQA Guidelines Article 4 and § 15367, the City of Banning is the 
Lead Agency under ǿƘƻǎŜ ŀǳǘƘƻǊƛǘȅ ǘƘƛǎ 5ǊŀŦǘ 9Lw Ƙŀǎ ōŜŜƴ ǇǊŜǇŀǊŜŘΦ  ά[ŜŀŘ !ƎŜƴŎȅέ ǊŜŦŜǊǎ ǘƻ 
the public agency that has the principal responsibility for carrying out or approving a project.  
Serving as the Lead Agency and before taking action to approve the Project, the City of Banning 
has the obligations to: (1) ensure that this Draft EIR has been completed in accordance with 
CEQA; (2) review and consider the information contained in this Draft EIR as part of its decision 
making process; (3) make a statement that this Drafǘ 9Lw ǊŜŦƭŜŎǘǎ ǘƘŜ /ƛǘȅ ƻŦ .ŀƴƴƛƴƎΩǎ 
independent judgment; (4) ensure that all significant effects on the environment are eliminated 
or substantially lessened where feasible; and, if necessary (5) make written findings for each 
unavoidable significant environmental effect stating the reasons why mitigation measures or 
project alternatives identified in this Draft EIR are infeasible and citing the specific benefits of the 
Project that outweigh its unavoidable adverse effects (CEQA Guidelines §§ 15090 through 
15093). 
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Pursuant to CEQA Guidelines § 15040 through § 15043, and upon completion of the CEQA review 
process, the City of Banning will have the legal authority to do any of the following: 

¶ Approve the Project. 
 

¶ Require feasible changes in any or all activities involved in the Project to substantially 
lessen or avoid significant effects on the environment. 
 

¶ Disapprove the Project, if necessary, to avoid one or more significant effects on the 
environment that would occur if the Project were approved as proposed; or 

 

¶ Approve the Project even though the Project would cause a significant effect on the 
environment if the City makes a fully informed and publicly disclosed decision that: 1) 
there is no feasible way to lessen the effect or avoid the significant effect; and 2) 
expected benefits from the Project will outweigh significant environmental impacts 
of the Project. 

 
This EIR has been prepared in accordance with all criteria, standards, and procedures of CEQA 
(California Public Resource Code § 21000 et seq.) and the CEQA Guidelines (California Code of 
Regulations, Title 14, Division 6, Chapter 3, § 15000 et seq.) in order to address the environmental 
impacts of the Project.   
 

2.2 Project Overview 

¢ƘŜ {ǳƴ [ŀƪŜǎ ±ƛƭƭŀƎŜ {ǇŜŎƛŦƛŎ tƭŀƴ όά{ǇŜŎƛŦƛŎ tƭŀƴέύ ǿŀǎ ƻǊƛƎƛƴŀƭƭȅ approved by the City of Banning 
on February 28, 1983. The Specific Plan consisted of 4,131 dwelling units, a 150-acre golf course, 
12 acres of commercial use and 144 acres of office/industrial use on approximately 963 acres.  
The Project site is located on approximately 47 gross acres between Sun Lakes Boulevard and 
Interstate 10 approximately 840 feet east of Highland Springs Avenue as shown in Figure 3-2 ς 
Project Location Map/Aerial Photo. The Project site is also identified as APN 419-140-057.  
 
The Specific Plan has been amended five (5) times between 1984 and 2006 to accommodate 
various changes to the land use plan, infrastructure requirements, and the vehicle and pedestrian 
ŎƛǊŎǳƭŀǘƛƻƴ ǇƭŀƴΦ ¢ƘŜ {ǳƴ [ŀƪŜǎ ±ƛƭƭŀƎŜ bƻǊǘƘ {ǇŜŎƛŦƛŎ tƭŀƴ !ƳŜƴŘƳŜƴǘ bƻ Φс όάtǊƻƧŜŎǘέύ ǳǇŘŀǘŜǎ 
the existing Specific Plan document to amend the Specific Plan Land Use Plan from Retail 
Commercial (Auto Dealer) to Business Park & Warehouse (BW), Office & Professional (OP), and 
Retail & Service (RS). (See Figure 3-3 - Land Use Plan). The Specific Plan is also proposed to be 
amended to revise the permitted land uses; development standards (including maximum building 
height, setbacks, open space, landscaping, parking, and signage); design guidelines for 
development; and administration and implementation provisions. 
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2.3 Scope of the Draft EIR 

As part of the Notice of Preparation (NOP), pursuant to Section 15063 (c) of the State CEQA 
Guidelines, an Initial Study was prepared for the purpose of assisting in the preparation of an EIR 
per Section 15063 (c) (3), by: 

¶ Focusing the EIR on the effects determined to be significant, 
 

¶ Identifying the effects determined not to be significant, 
 

¶ Explaining the reasons for determining that potentially significant effects would not be 
significant, and 

 

¶ Identifying whether a program EIR, tiering, or another appropriate process can be used 
ŦƻǊ ŀƴŀƭȅǎƛǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘΩǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭ effects. 

 
Pursuant to Section 15143 of the State CEQA Guidelines, άThe EIR shall focus on the significant 
effects on the environment. The significant effects should be discussed with emphasis in 
proportion to their severity and probability of occurrence. Effects dismissed in an Initial Study as 
clearly insignificant and unlikely to occur need not be discussed further in the EIR unless the Lead 
Agency subsequently receives information inconsistent with the finding in the Initial Study. A copy 
of the Initial Study may be attached to the EIR to provide the basis for limiting the impacts 
ŘƛǎŎǳǎǎŜŘΦέ The Initial Study for this project is included in Appendix A of this Draft EIR. 
 

 Topics Not Addressed in Detail in this Draft EIR  

The information and analysis presented in the Initial Study (Appendix A) of this Draft EIR provides 
substantial evidence for the conclusion that certain issues identified in each environmental topic 
section of this EIR that are not addressed were not analyzed further for the following reasons:  

1) CEQA standards triggering preparation of further environmental review do not exist 
for those issues; and  

2) Impacts under these topics would be less than significant, in compliance with 
mandatory regulatory requirements or the incorporation of feasible mitigation 
measures.  

 Focus of the Draft EIR 

As a first step in the CEQA compliance process, the City of Banning completed an Initial Study 
(Draft EIR Technical Appendix A) pursuant to CEQA Guidelines § 15063 to determine if the Project 
could have a significant effect on the environment.  The following list identifies the 
environmental issues that, pursuant to the findings of the Initial Study, have been determined to 
have a potentially significant or a significant impact that will be evaluated in the EIR.  
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Table 2. 1- Summary of Environmental Impacts to be Addressed in the EIR 
Environmental Topic 

Section 
Threshold 

4.1 Aesthetics 4.1 (c) Conflict with applicable zoning and other regulations governing scenic quality. 

4.2 Air Quality  4.2 (a-c) Conflict with or obstruct implementation of the applicable air quality plan; 
violate any air quality standard or contribute substantially to an existing or projected air 
quality violation; result in a cumulatively considerable net increase of any criteria. 
 

4.3 Biological Resources 4.3 (a-c) Adversely affect candidate, sensitive, or special status species, riparian habitat,  
wetlands; and  consistency with habitat conservation plan. 
 

4.4 Cultural Resources 4.4 (a-b) Adversely affect historic and archaeological resources.  
 

4.5 Energy 4.5 (a-b) Wasteful, inefficient, or unnecessary consumption of energy resources and 
consistency with energy plans. 

4.6 Geology and Soils 
 

4.6 (a) Directly or indirectly destroy a unique paleontological resource. 

4.7 Greenhouse Gas 
Emissions (GHG) 

4.8 (a-b) Generate GHG emission in excess of screening threshold and conflict with GHG 
reduction plan(s) 
 

4.8 Hydrology and 
Water Quality  

4.8 (a-b) Violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality or substantially alter 
the existing drainage pattern of the site or area. 
 

4.9 Land Use and 
Planning 

4.9 (a) Conflict with any land use plan, policy, or regulation adopted for the purpose of 
avoiding or mitigating an environmental effect. 
 

4.10 Noise 4.10 (a-b) Generation of a substantial temporary or permanent increase in ambient 
noise levels or groundborne vibration. 

4. 11 Transportation 4.11 (a-d) Conflict with a program, plan, ordinance, or policy addressing the circulation 
system, conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision 
(b), increase hazards, inadequate emergency vehicle access. 

4.12 Tribal Cultural 
Resources 

4.18 (a-b) Listed or eligible for listing in the California Register of Historical Resources, 
or in a local register of historical resources; and/or a resource determined to be 
significant to a California Native American tribe. 
 

4.13 Utilities and Service 
Systems 

4.13 (a-d) Require or result in the relocation or construction of new or expanded water, 
wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities, the construction or relocation of which could cause 
significant environmental effect, have sufficient water supplies, wastewater treatment 
capacity, solid waste capacity. 
 

 

2.4 Document Format 

This Draft EIR contains all the information required to be included in an EIR as specified by the 
CEQA Statutes and Guidelines (California Public Resources Code, § 21000 et. seq. and California 
Code of Regulations, Title 14, Division 6, Chapter 3).  CEQA requires that an EIR contain, at a 
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minimum, certain specified content. In summary, the content and format of this Draft EIR is as 
follows: 
 
Section 1.0, Executive Summary, includes a Project introduction, a brief description of the 
proposed Project, a summary of areas of controversy/issues to be resolved, a description of the 
Notice of Preparation NOP) comments received, as well as a description of the Project 
alternatives and a summary of impacts, mitigation measures, and level of impacts following 
mitigation. 
 
Section 2.0, Introduction and Purpose, provides introductory information about the CEQA 
process and the responsibilities of the City of Banning, serving as the Lead Agency of this EIR.  
This section also includes a description of the document format as well as the purpose of CEQA 
and this EIR. 
 
Section 3.0, Project DescriptionΣ ǎŜǊǾŜǎ ŀǎ ǘƘŜ 9LwΩǎ tǊƻƧŜŎǘ 5ŜǎŎǊƛǇǘƛƻƴ ŦƻǊ ǇǳǊǇƻǎŜǎ ƻŦ /9v! ŀƴŘ 
contains a level of specificity commensurate with the level of detail proposed by the Project, 
including the summary requirements pursuant to CEQA Guidelines § 15123. 
 
Section 4.0, Environmental Analysis, provides an analysis of potential direct, indirect, and 
cumulative impacts that may occur with implementation of the Project.  A conclusion concerning 
significance is reached for each discussion; mitigation measures are presented as warranted. The 
environmental topics in Section 4.0 are evaluated under the following framework: 
 
Section 5.0, Additional Topics Required by CEQA, includes specific topics that are required by 
CEQA.  These include ŀ ǎǳƳƳŀǊȅ ƻŦ ǘƘŜ tǊƻƧŜŎǘΩǎ ǎƛƎƴƛŦƛŎŀƴǘ ŀƴŘ ǳƴŀǾƻƛŘŀōƭŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ 
effects, a discussion of the significant environmental effects which cannot be avoided if the 
Project is implemented, significant environmental changes, potential growth-inducing impacts of 
the proposed Project. 
 
Section 6.0, Project Alternatives, describes and evaluates alternatives to the proposed Project 
thŀǘ ŎƻǳƭŘ ǊŜŘǳŎŜ ƻǊ ŀǾƻƛŘ ǘƘŜ tǊƻƧŜŎǘΩǎ ŀŘǾŜǊǎŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŜŦŦŜŎǘǎΦ  ! range of three (3) 
alternatives in addition to the No Project Alternative are presented in Section 6.0, Alternatives. 
 
Section 7.0, List of Preparers, lists the persons who authored or participated in preparing this 
Draft EIR, including agencies and persons consulted. 
 
Technical Appendices.  CEQA Guidelines § 1514т ǎǘŀǘŜǎ ǘƘŀǘ ǘƘŜ άƛƴŦƻǊƳŀǘƛƻƴ ŎƻƴǘŀƛƴŜŘ ƛƴ ŀƴ 
EIR shall inŎƭǳŘŜ ǎǳƳƳŀǊƛȊŜŘΧƛƴŦƻǊƳŀǘƛƻƴ ǎǳŦŦƛŎƛŜƴǘ ǘƻ ǇŜǊƳƛǘ Ŧǳƭƭ ŀǎǎŜǎǎƳŜƴǘ of significant 
ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘǎ ōȅ ǊŜǾƛŜǿƛƴƎ ŀƎŜƴŎƛŜǎ ŀƴŘ ƳŜƳōŜǊǎ ƻŦ ǘƘŜ ǇǳōƭƛŎΣέ ŀƴŘ ǘƘŀǘ ǘƘŜ 
άώǇϐplacement of highly technical and specialized analysis and data in the body of an EIR shall be 
ŀǾƻƛŘŜŘΦέ ¢ƘŜǊŜŦƻǊŜΣ ǘƘŜ ŘŜǘŀƛƭŜŘ ǘŜŎƘƴƛŎŀƭ ǎǘǳŘƛŜǎΣ ǊŜǇorts, and supporting documentation that 
were used in preparing this Draft EIR are bound separately as Technical Appendices.   
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The Technical Appendices are available for review at the City of Banning Planning Department, 
909 E. Ramsey Street, Banning, CaliŦƻǊƴƛŀ фнннлΣ ŘǳǊƛƴƎ ǘƘŜ /ƛǘȅΩǎ ǊŜƎǳƭŀǊ ōǳǎƛƴŜǎǎ ƘƻǳǊǎ ƻǊ Ŏŀƴ 
be accessed at the following link: 
 
http://banning.ca.us/64/Planning 
 

2.5 Incorporated Documents 

CEQA Guidelines § 15150 permits the incorporation by reference of all or portions of other 
documents that are generally available to the public. Any document incorporated by reference 
shall be made available to the public for inspection at a public place or public building and 
requires that the Initial Study state where the incorporated documents will be made available for 
public inspection. 
 
The following documents have been incorporated by reference and cited as appropriate: 

¶ The City of Banning General Plan, various elements, adopted by the City Council on 
January 3 1, 2006 and as currently amended. 

 

¶ City of Banning General Plan with Zoning Overlay Map, January 1, 2016 and as 
currently amended. 

 

¶ City of Banning Municipal Code (various chapters), approved through November 15, 
2019. 

The above described documents are on file with the City of Banning Community Development 
Department, 99 E. Ramsey Street Banning, CA 92220 and are hereby incorporated by reference. 

 

2.6 Public Review of the EIR 

This Draft EIR was distributed to responsible and trustee agencies, other affected agencies, and 
interested parties.  Additionally, in accordance with Public Resources Code § 21092(b) (3), the 
Draft EIR was provided to all parties who previously requested copies.  The Notice of Completion 
(NOC) and Notice of Availability (NOA) of the Draft EIR were distributed as required by CEQA.   
 
During the 45-day public review period, the Draft EIR and technical appendices were made 
available for review. 
 
  

http://banning.ca.us/64/Planning
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Written comments regarding this Draft EIR should be addressed to: 
 

Adam Rush, M.A., AICP 
Community Development Director 

99 E. Ramsey Street Banning, CA 92220 
951-922-3190 

arush@banningca.gov 
 

The City of Banning Planning Commission has the authority to recommend, conditionally 
recommend, or not recommend the Project for approval. The City of Banning City Council has 
exclusive authority to approve, conditionally approve, or deny the Project.  
 
Following the close of the 45-day public review period, a Final EIR will be prepared to respond to 
all substantive comments related to environmental issues surrounding the proposed Project. The 
Final EIR will be available prior to Planning Commission and City Council public hearings to 
consider the Final EIR and the proposed Project. 
 
If the proposed Project is approved, the City Council may impose mitigation measures specified 
in the Final EIR as conditions of Project approval. Alternatively, the City Council could require 
other mitigation measures deemed to be effective mitigations for the identified impacts, or it 
could find that the mitigation measures cannot be feasibly implemented. For any identified 
significant impacts for which no mitigation measure is feasible, or where mitigation would not 
reduce the impact to a less than significant level, the City Council will be required to adopt a 
Statement of Overriding Considerations finding that the impacts are considered acceptable 
because specific overridiƴƎ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ ƛƴŘƛŎŀǘŜ ǘƘŀǘ ǘƘŜ ǇǊƻǇƻǎŜŘ tǊƻƧŜŎǘΩǎ ōŜƴŜŦƛǘǎ ƻǳǘǿŜƛƎƘ 
the impacts in question. 
 

2.7 Notice of  Preparation   

To determine the scope of this EIR, the City prepared and distributed a Notice of Preparation 
(NOP) for the Project on February 21, 2020 to the Office of Planning and Research, each 
responsible and trustee agency, and filed with the Riverside County clerk. Table 2-1 summarizes 
the comments received regarding the NOP issued for this EIR and identifies the location in this 
EIR document where the comments are addressed. 
 

Table 2. 2 - Summary of NOP Comments 

Agency/ 
Organization/ 

Individual 
Date Comments 

Location in this 
EIR where 

Comment is 
Addressed 

South Coast Air 
Quality Management 
District 

3/17/20 
 

Address health risks from diesel trucks if development 
is reasonably foreseeable; require mitigation measures 
if necessary; consider alternatives if impacts are 
significant. 

Section 4.2 Air 
Quality 

mailto:arush@banningca.gov
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Riverside County 
Flood Control and 
Water Conservation 
District 

3/23/20 Project would not be impacted by District master 
Drainage Plan facilities; identified general information 
with respect to permits that may be required by 
regulatory agencies. 

Section 4.8 
Hydrology and 
Water Quality 

All NOP comment letters are included in Technical Appendix A of this Draft EIR. 
 

In addition, as part of the EIR scoping process, a public scoping meeting was held by the City on 
Monday, March 2, 2020 at 5:30 pm at the Sun Lakes Village Community Center/Country Club. 
Verbal and written comments regarding the scope and content of the EIR were accepted during 
the meeting. Primary issues raised at the meeting included traffic, noise, and the types of 
commercial uses that are planned for the site. 
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3.1 Background 

TƘŜ {ǳƴ [ŀƪŜǎ ±ƛƭƭŀƎŜ {ǇŜŎƛŦƛŎ tƭŀƴ όά{ǇŜŎƛŦƛŎ tƭŀƴέύ ǿŀǎ ƻǊƛƎƛƴŀƭƭȅ ŀǇǇǊƻǾŜŘ ōȅ ǘƘŜ /ƛǘȅ ƻŦ .ŀƴƴƛƴƎ 
on February 28, 1983. The Specific Plan consisted of 4,131 dwelling units, a 150-acre golf course, 
12 acres of commercial use and 144 acres of office/industrial use on approximately 963 acres.  
The Specific Plan has been amended five (5) times between 1984 and 2006 to accommodate 
various changes to the land use plan, infrastructure requirements, and the vehicle and pedestrian 
circulation plan. 
 

3.2 Proposed Project 

The Project proposes a Specific Plan Amendment to the Sun Lakes Village North Specific Plan that 
updates the Specific Plan document to amend the Specific Plan Land Use Plan from Retail 
Commercial (Auto Dealer) to Business & Warehouse, Office and Professional, and Retail & 
Service. (See Figure 3-2- Land Use Plan). The Specific Plan is also proposed to be amended to 
revise the permitted land uses; development standards (including maximum building height, 
setbacks, open space, landscaping, parking, and signage); design guidelines for development; and 
administration and implementation provisions.  At this time there are no land use development 
entitlements being sought (i.e.  site plan, parcel map, etc.). 
 

3.3 Project Location 

 Regional Location 

The City of Banning covers approximately 23 square miles within the County of Riverside. The 
City of Banning is within Riverside County and the San Gorgonio Pass area, an east-west trending 
valley situated between the San Bernardino and San Jacinto Mountains. The City is bordered by 
the unincorporated areas in the County of Riverside to the north, south, and east, and the City of 
Beaumont to the west.  (Refer to Figure 3-1 Regional Location Map). 

 Project Site Location 

The Project site is located on approximately 47 gross acres between Sun Lakes Boulevard and 
Interstate 10 approximately 840 feet east of Highland Springs Avenue as shown in Figures 3-1, 
Project Location Map/Aerial Photo. The Project site ƛǎ ŀƭǎƻ ƛŘŜƴǘƛŦƛŜŘ ŀǎ !ǎǎŜǎǎƻǊΩǎ tŀǊŎŜƭ Number 
419-140-057.  
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 Figure 3.1 -Regional Location 

 
 

Figure 3.2-Project Location Map/ Aerial Photo 
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Figure 1-3 - Land Use Plan 

 
 

Figure 3.3   Circulation Plan 
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3.4 Environmental Setting/Existing Conditions 

CEQA Guidelines §15125 establishes requirements for defining the environmental setting to 
which the environmental effects of a proposed project must be compared. The environmental 
ǎŜǘǘƛƴƎ ƛǎ ŘŜŦƛƴŜŘ ŀǎ άΧthe physical environmental conditions in the vicinity of the project, as they 
exist at the time the Notice of Preparation is published, or if no Notice of Preparation is published, 
at the time the environmental analysis is commŜƴŎŜŘΧέ ό/9v! DǳƛŘŜƭƛƴŜǎ ϠмрмнрώŀϐόмύύΦ Lƴ ǘƘŜ 
case of the proposed Project, a Notice of Preparation (NOP) was issued on February 21, 2020. 
Thus, the baseline environmental setting for the Project is February 21, 2020. 
 

 Existing Conditions 

As of February 21, 2020, the site is a disturbed vacant lot and appears to be regularly disked or 
mown.  Most of the site is non-native grassland.  A small area of riparian vegetation is present in 
the southwest corner of the site.  Ornamental trees are present along the southern and western 
boundaries and part of the eastern boundary.  These trees are either on adjacent properties or 
along Sun Lakes Boulevard.  Two sets of active railroad tracks run east-west just north of the site, 
with the I-10 freeway beyond.  A large advertising sign is present along the north-central 
boundary of the site. 
 
Topographically, the site is generally flat with elevation increasing gradually from southeast to 
northwest.  Elevation onsite ranges from 2,546 to 2,565 feet above mean sea level.  Soils onsite 
are mapped as Greenfield sandy loam (2-8% slopes, eroded), Hanford coarse sandy loam (28% 
slopes), and Ramona sandy loam (2-5% slopes, eroded) (NRCS 2020) (Figure 4).  A gravel surface 
layer (from past disturbance) is present in some areas, particularly in the northeastern portion of 
the site.  
 
There are no USGS mapped blue-ƭƛƴŜ ǎǘǊŜŀƳǎ ƻƴǎƛǘŜΦ  ! ǎƘŀƭƭƻǿ ǘǊŜƴŎƘ ƛǎ ǇǊŜǎŜƴǘ ŀƭƻƴƎ ǘƘŜ ǎƛǘŜΩǎ 
southern boundary along Sun Lakes Boulevard and trends from west to east.  A double culvert is 
present at the southeast corner of the site.  Another shallow trench is present within the central 
portion of the site and trends from west to east.  The trenches appear to be remnants of past 
disturbance and do not have connectivity with any natural waterway. A dirt access road is present 
near the northern site boundary.  Other past disturbance onsite includes a grid of dirt roads or 
graded areas, remnants of which are still visible. 
 

 Surrounding Land Uses 

Existing and surrounding land uses are shown in Table 3-1.  
 

  



                                                                                                                                   3. PROJECT DESCRIPTION 

3-5 
 

Table 3.1 - Existing and Surrounding Land Uses 
Location Existing Use 

Site Vacant land 
 

North Railroad tracks 
Interstate 10 

South 
 

Sun Lakes Boulevard followed by single-family residential homes 

East 
 

Senior apartments 
Assisted living/memory care residential facility 
single-family residential homes 

West 
 

Shopping center 
 

 Source: Field Inspection, December 2019.   

 

 Existing General Plan Land Use Designations and Zoning Classifications  

A summary of the existing General Plan land use designations and zoning classifications for the 
Project site and surrounding properties are shown on Table 3-2. 

 
Table 3. 2 - Existing General Plan Designations and Zoning Classifications 

Location General Plan Designation Specific Plan Designation 

Site 
 

Business Park (with Specific Plan Overlay) 
General Commercial (with Specific Plan Overlay) 

Retail Commercial (Auto Dealer) 
 

North 
 

Public Facilities - Railroad/Interstate N/A 

South 
 

Medium Density Residential (0-10 du/ac) 
(with Specific Plan Overlay) 

Sun Lakes Specific Plan 

East 
 

Medium Density Residential (0-10 du/ac) 
High Density Residential (11-18 du/ac) 
High Density Residential-20/Affordable Housing 
Opportunity (20-24 du/ac) 
(all with Specific Plan Overlay) 

N/A 

West 
 

General Commercial (with Specific Plan Overlay) Retail Commercial 

Source: Banning General Plan/Zoning Map. 
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3.5 Project Objectives 

Per Section 15124 (b) of the CEQA Guidelines, an EIR needs to include a statement of the 
objectives of a project which help the City develop a reasonable range of alternatives. The 
Objectives need to outline the general purpose of the Project.  The purpose of the proposed 
Project is the adoption of Specific Plan Amendment No. 6 to the Specific Plan Land Use Plan from 
Retail Commercial (Auto Dealer) to Business Park & Warehouse (BW), Office & Professional (OP), 
and Retail & Service (RS). (See Figure 3-2- Land Use Plan). The Specific Plan is also proposed to be 
amended to revise the permitted land uses; development standards (including maximum building 
height, setbacks, open space, landscaping, parking, and signage); design guidelines for 
development; and administration and implementation provisions. 
  
The Project Objectives are as follows:   

1) To efficiently develop an underutilized property with a complementary mix of land uses, 
including business park, light industrial, commercial, office and professional, and optional 
residential land uses. 
 

2) Positively contribute to the economy of the City through new capital investment, creation 
of new employment opportunities and expansion of the tax base.  
 

3) Provide local employment for residents of the City to improve the jobs-housing balance 
within the City. 
 

4) To provide Development Standards and Design Guidelines that establish general 
provisions for site design, circulation, architecture, landscape, walls, fences, screening, 
and buffers that would ensure that the Project is developed in a manner that is 
aesthetically pleasing. 
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The Project proposes a Specific Plan Amendment to the Sun Lakes Village North Specific Plan that 
updates the Specific Plan document to amend the Specific Plan Land Use Plan from Retail 
Commercial (Auto Dealer) to Business & Warehouse, Office and Professional, and Retail & 
Service. (See Figure 3-2 ς Land Use Plan). The Specific Plan is also proposed to be amended to 
revise the permitted land uses; development standards (including maximum building height, 
setbacks, open space, landscaping, parking, and signage); design guidelines for development; and 
administration and implementation provisions.  
 
At this time there are no land use development entitlements being sought (i.e.  site plan, parcel 
map, etc.). In order to provide a more robust analysis of those environmental topics that more 
level of detail than is shown on a land use plan level, the impacts for Air Quality, Greenhouse Gas 
Emissions, Noise, Transportation, and some Utility and Service Systems components, the 
following building square footage assumptions are made. These assumptions are provided for 
analytical purposes only and do not imply that the Project must be developed to these precise 
square footages. 

¶ 877,298 square feet (sf) of Industrial Park; 

¶ 52,065 sf of Medical Office, and  

¶ 37,189 sf of Retail Use. 
 
Serving as the CEQA Lead Agency for this Draft EIR, the City of Banning is responsible for 
determining whether an adverse environmental effect identified in this EIR should be classified 
as significant or less than significant.  The standards of significance used in this EIR are based on 
the independent judgment of the City of Banning, taking into consideration CEQA Guidelines 
!ǇǇŜƴŘƛȄ DΣ ǘƘŜ /ƛǘȅ ƻŦ .ŀƴƴƛƴƎΩǎ DŜƴŜǊŀƭ tƭŀƴ ŀƴŘ aǳƴƛŎƛǇŀƭ /ƻŘŜΣ ǘƘŜ ƧǳŘƎƳŜƴǘ of the technical 
experts that prepared thƛǎ 5ǊŀŦǘ 9LwΩǎ ¢ŜŎƘƴƛŎŀƭ !ǇǇŜƴŘƛŎŜǎΣ ǇŜǊŦƻǊƳŀƴŎŜ ǎǘŀƴŘŀǊŘǎ ŀŘƻǇǘŜŘΣ 
implemented, and monitored by regulatory agencies, significance standards recommended by 
regulatory agencies, and the standards in CEQA that trigger the preparation of an EIR.  
 
As required by CEQA Guidelines § 15126.2(a), this Draft EIR identifies direct, indirect, cumulative, 
short-term, long-term, on-site, and/or off-site impacts of the Project.  ! ǎǳƳƳŀǊƛȊŜŘ άƛƳǇŀŎǘ 
ǎǘŀǘŜƳŜƴǘέ ƛǎ ǇǊƻǾƛŘŜŘ ƛƴ ŜŀŎh subsection following the analysis.  The following terms are used 
in this Draft EIR to describe the level of significance related to the physical conditions within the 
area affected by the proposed Project: 

¶ No Impact: An adverse change in the physical environment would not occur. 

 

¶ Less than Significant Impact: An adverse change in the physical environment would 
occur but the change would not be substantial or potentially substantial and would 
not exceed the threshold(s) of significance presented in this Draft EIR. 
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¶ Less than Significant Impact with Mitigation: A substantial or potentially substantial 
adverse change in the physical environment would occur that would exceed the 
threshold(s) of significance presented in this Draft EIR; however, the impact can be 
avoided or reduced to a less than significant level through the application of feasible 
mitigation measures. 

 

¶ Significant and Unavoidable Impact: A substantial or potentially substantial adverse 
change in the physical environment would occur that would exceed the threshold(s) 
of significance presented in this Draft EIR.  Feasible and enforceable mitigation 
measures that have a propoǊǘƛƻƴŀƭ ƴŜȄǳǎ ǘƻ ǘƘŜ tǊƻƧŜŎǘΩǎ ƛƳǇŀŎǘ ŀǊŜ ŜƛǘƘŜǊ ƴƻǘ 
available or would not be fully effective in avoiding or reducing the impact to below a 
level of significance.  For any impact identified as significant and unavoidable, the City 
of Banning would be required to adopt a statement of overriding considerations 
pursuant to CEQA Guidelines § 15093 to approve the Project despite its significant 
impact(s) to the environment.  The statement of overriding considerations would list 
the specific economic, legal, social, technological, or other benefits, including region-
wide or statewide environmental benefits, of a proposal project outweigh the 
unavoidable adverse environmental effects, the adverse environmental effects may 
ōŜ ŎƻƴǎƛŘŜǊŜŘ άŀŎŎŜǇǘŀōƭŜΦέ 

 
Baseline and Environmental Setting 
 
CEQA Guidelines §15125 establishes requirements for defining the environmental setting to 
which the environmental effects of a proposed project must be compared.  The environmental 
ǎŜǘǘƛƴƎ ƛǎ ŘŜŦƛƴŜŘ ŀǎ άΧthe physical environmental conditions in the vicinity of the project, as they 
exist at the time the Notice of Preparation is published, or if no Notice of Preparation is published, 
at the time the environmental analysis is commencedΧέ ό/9v! DǳƛŘŜƭƛƴŜǎ ϠмрмнрώŀϐώмϐύΦ  The 
environmental analysis provided in Subsections 4.1 through 4.13 focuses on changes in the 
existing physical environment at the approximate time the Notice of Preparation was issued on 
February 21, 2020. 
 
Basis for the Cumulative Impacts Analysis 
 
CEQA requires that an EIR contain an assessment of the cumulative impacts that may be 
associated with a proposed project.  As noted in CEQA GuideƭƛƴŜǎ Ϡ мрмолόŀύΣ άŀ 5ǊŀŦǘ 9Lw ǎƘŀƭl 
ŘƛǎŎǳǎǎ ŎǳƳǳƭŀǘƛǾŜ ƛƳǇŀŎǘǎ ƻŦ ŀ ǇǊƻƧŜŎǘ ǿƘŜƴ ǘƘŜ ǇǊƻƧŜŎǘΩǎ ƛƴŎǊŜƳŜƴǘŀƭ ŜŦŦŜŎǘ ƛǎ ŎǳƳǳƭŀǘƛǾŜƭȅ 
cƻƴǎƛŘŜǊŀōƭŜΦέ  ! ŎǳƳǳƭŀǘƛǾŜ ƛƳǇŀŎǘ Ŏƻƴǎƛǎǘǎ ƻŦ ŀƴ ƛƳǇŀŎǘ ǿƘƛŎƘ ƛǎ ŎǊŜŀǘŜŘ ōŜŎŀǳǎŜ ƻŦ ǘƘŜ 
combination of the project evaluated in the Draft EIR together with other projects creating 
ǊŜƭŀǘŜŘ ƛƳǇŀŎǘǎέ ό/9v! DǳƛŘŜƭƛƴŜǎ Ϡ мрмолόŀύόмύύΦ   
 
CEQA Guidelines § 15130(b) describes two acceptable methods for identifying a study area for 
purposes of conducting a cumulative impact analysis.  These two approaches include:  
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1) a list of past, present, and probable future projects producing related or cumulative 
impacts, including if necessary, those projects outside the control of the agency 
όŎƻƳƳƻƴƭȅ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ ǘƘŜ ΨǘƘŜ ƭƛǎǘ ƻŦ ǇǊƻƧŜŎǘǎ ŀǇǇǊƻŀŎƘΩύΣ ƻǊ  

 

2) a summary of projections contained in an adopted general plan or related planning 
document, or in a prior environmental document which has been adopted or certified, 
which described or evaluated regional or area wide conditions contributing to the 
cumulative impact (commonly referǊŜŘ ǘƻ ŀǎ ǘƘŜ ΨǎǳƳƳŀǊȅ ƻŦ ǇǊƻƧŜŎǘƛƻƴǎ ŀǇǇǊƻŀŎƘΩύΦ   

The summary of projections approach is used in this EIR, except for the evaluation of near-term 
traffic and vehicular-related air quality, greenhouse gas, and noise impacts. The prior 
environmental documents which has been adopted or certified, which described or evaluated 
regional or area wide conditions contributing to the cumulative impact and are used in the 
cumulative impact analysis for this EIR are described below. All of the CEQA compliance 
documents listed below are herein incorporated by reference pursuant to CEQA Guidelines § 
15150 are available at the City of Banning Community Development Department, 99 E. Ramsey 
Street, Banning, CA 92110 or on the internet at the links below. 
 

¶ Butterfield Ranch Specific Plan, Final Environmental Impact Report, December 2011.   
(Available at: https://banningca.gov/399/Butterfield-Specific-Plan-Documentation). 

 

¶ Rancho San Gorgonio Specific Plan, Environmental Impact Report. June 2016. 
(Available at:  
file:///C:/Users/ernes/Desktop/Banning%20Sun%20Lakes/Banning%20Distribution%
20Center%20DEIR%201.pdf 

 

¶ Banning Distribution Center, Environmental Impact Report, June 2018. (Available at: 
http://banning.ca.us/archive.aspx 

 
 

https://banningca.gov/399/Butterfield-Specific-Plan-Documentation
file:///C:/Users/ernes/Desktop/Banning%20Sun%20Lakes/Banning%20Distribution%20Center%20DEIR%201.pdf
file:///C:/Users/ernes/Desktop/Banning%20Sun%20Lakes/Banning%20Distribution%20Center%20DEIR%201.pdf
http://banning.ca.us/archive.aspx
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4.1   AESTHETICS 

This section describes the aesthetic qualities and visual resources present on the Project site and 
ƛƴ ǘƘŜ ǎƛǘŜΩǎ ǾƛŎƛƴƛǘȅ ŀƴŘ ŜǾŀƭǳŀǘŜǎ ǘƘŜ potential effects that the Project may have on these 
resources.  Descriptions of existing visual characteristics, both on-site and in the vicinity of the 
Project site, and the analysis of potential impacts to aesthetic resources are based, in part, on 
field observations and analysis of aerial photography (Google Earth Pro, 2020). 
 
The following questions in the Initial Study related to Aesthetics were screened out or removed 
ŦǊƻƳ ƳƻǊŜ ŘŜǘŀƛƭŜŘ ŀƴŀƭȅǎƛǎ ƛƴ ǘƘƛǎ 9Lw όƛΦŜΦΣ ǘƘŜȅ ǿŜǊŜ ŘŜǘŜǊƳƛƴŜŘ ǘƻ ƘŀǾŜ άƴƻ ƛƳǇŀŎǘέΣ ŀ άƭŜǎǎ 
ǘƘŀƴ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘέΣ ƻǊ ōŜ άƭŜǎǎ ǘƘŀƴ ǎƛƎƴƛŦƛŎŀƴǘ ǿƛǘƘ ƳƛǘƛƎŀǘƛƻƴ ƛƴŎƻǊǇƻǊŀǘŜŘέ ƛƴ ǘƘŜ Lƴƛǘƛŀƭ 
Study and are not addressed further in the EIR). These questions are described below: 
 
Would the Project: 

¶ Have a substantial adverse effect on a scenic vista? 

 

¶ Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway? 

 
This section examines the potential environmental impacts of the proposed Project relative to 
Aesthetics for the following questions: 
 
Would the Project: 
 

¶ In non-urbanized areas, substantially degrade the existing visual character or quality 
of public views of the site and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage point). If the project is in an urbanized 
area, would the project conflict with applicable zoning and other regulations 
governing scenic quality? 

 

¶ Create a new source of substantial light or glare, which would adversely affect day or 
nighttime views in the area? 

 

4.1.1  Environmental Setting  

The site is a disturbed vacant lot and appears to be regularly disked or mown.  Most of the site is 
non-native grassland.  A small area of riparian vegetation is present in the southwest corner of 
the site.  Ornamental trees are present along the southern and western boundaries and part of 
the eastern boundary.  These trees are either on adjacent properties or along Sun Lakes 
Boulevard.  Two sets of active railroad tracks run east-west just north of the site, with the I-10 
freeway beyond.  A large advertising sign is present along the north-central boundary of the site. 
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Topographically, the site is generally flat with elevation increasing gradually from southeast to 
northwest.  Elevation onsite ranges from 2,546 to 2,565 feet above mean sea level.  Soils onsite 
are mapped as Greenfield sandy loam (2-8% slopes, eroded), Hanford coarse sandy loam (28% 
slopes), and Ramona sandy loam (2-5% slopes, eroded) (NRCS 2020) (Figure 4).  A gravel surface 
layer (from past disturbance) is present in some areas, particularly in the northeastern portion of 
the site.  
 
There are no USGS mapped blue-line streams ƻƴǎƛǘŜΦ  ! ǎƘŀƭƭƻǿ ǘǊŜƴŎƘ ƛǎ ǇǊŜǎŜƴǘ ŀƭƻƴƎ ǘƘŜ ǎƛǘŜΩǎ 
southern boundary along Sun Lakes Boulevard and trends from west to east.  A double culvert is 
present at the southeast corner of the site.  Another shallow trench is present within the central 
portion of the site and trends from west to east.  The trenches appear to be remnants of past 
disturbance and do not have connectivity with any natural waterway. A dirt access road is present 
near the northern site boundary.  Other past disturbance onsite includes a grid of dirt roads or 
graded areas, remnants of which are still visible. 
 

Figure 4.1.1 - Looking North from Sun Lakes Boulevard 
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Figure 4.1.2- Looking South from I-10 

 
 

Figure 4.1.3- Looking East from Shopping Center 

 
 
 
 
 
  




















































































































































































































































































































































